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INTRODUCTION

The Monongahela and New Eagle Joint Comprehensive Plan is based upon the
belief that these two political bodies are inherently linked to and affected by one
another.  The Comprehensive Plan builds upon the synergy between the two
communities and establishes a series of interrelated activities and
recommendations to address the identified concerns of the City of Monongahela
and  the  Borough  of  New  Eagle.   Each  plan  recommendation  is  related  and  all
serve to achieve, in a holistic fashion, the vision for the future as expressed by the
residents, stakeholders, and elected officials of Monongahela and New Eagle.

The recommendations contained in the Joint Comprehensive Plan were developed
after investigating the demographic trends of the two communities and how such
trends might fluctuate or change in the future.  Additionally, the plan recommends
specific actions based upon the assessment and evaluation of the built and natural
environment.  With this in mind, the Comprehensive Plan identifies priority
rehabilitation needs, infill development goals, remediation measures for
transportation deficiencies, and offers methods to enhance the local economic
development potential.

The fundamental approach behind the Monongahela and New Eagle Joint
Comprehensive Plan based the planning process on the concepts of Leadership in
Energy and Environmental Design - Neighborhood Development (LEED – ND).
LEED-ND places an emphasis on the elements that create cohesion for
neighborhoods and understanding the elements that relate the community to its
larger region and landscape.  A thorough public involvement process was
employed throughout the planning process to gauge the public support of the
LEED – ND philosophy and corresponding plan recommendations.  This effort
created a succinct set of priority projects that are fundamentally intertwined to
coincide with the realization of the Monongahela and New Eagle vision for their
future development.

The true measure of a successful planning effort is determined through its
implementation.  To provide a fiscally sustainable implementation strategy, the
Comprehensive  Plan  was  coupled  with  the  Early  Intervention  Program  (EIP)  to
gauge the fiscal solvency of Monongahela and New Eagle and the financial
impacts of the Comprehensive Plan recommendations.
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Community Development Objectives

Together the City of Monongahela and Borough of New Eagle will take proactive
approaches to implement strategies that foster a sustainable community and
encourage future developers to implement LEED-ND practices.

We will retain our strong heritage and thriving local economy, exemplified by our
historic and vibrant downtown that is attractive and welcoming to visitors.

A variety of commercial developments will strengthen our economic future by
preserving the traditional Central Business District while offering modern retail
pursuits geared to a regional market.

New and infill development will align with the existing community character and
instill a sense of identity and pride.

While industry will continue to operate along the peaceful banks of the
Monongahela River, it will be intermixed with upscale housing, retail stores and
greenways.

The Monongahela Auqatorium is a focal point of the communities and will be a
destination for cultural festivities and pleasure boating pastimes.

Parks will be located within safe and walkable distances of revitalized
neighborhoods and children can play safely along tree-lined streets.

Our communities will provide alternative transportation choices (park-n-rides,
transit, etc.) to reduce motor vehicle use and traffic.

We will strive to provide attractive and safe pedestrian connections to local
destinations and neighborhood centers.

Economic development will not take place at the expense of environmental health
and we will continue to promote the extraordinary quality of life our river and its
valley offer our citizens and visitors.
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EARLY INTERVENTION PROGRAM - SUMMARY

A review of revenues and expenditures was conducted of all  funds to assess the
financial  condition  of  the  City  of  Monongahela  and  the  Borough of  New Eagle.
Revenue falls under two categories: taxation and non-taxation revenues.  Non-
taxation revenues are those that come from charges for services, such as licenses
and permits.  Taxes include real estate and Act 511 taxes (occupation, earned
income, realty transfer, mechanical devices, amusement, etc.).  Expenditures were
divided into the following categories: general government, police, fire,
planning/zoning, public works, liquid fuels, recreation, debt service, and
employee benefits.  All changes in revenue and expenditures were adjusted for
inflation.  Indicators to establish changes in revenue and expenditures were then
examined to determine positive and negative trends.

The operating position of the City and Borough was also examined to better
understand the fiscal solvency of the municipalities.  Trends in fund balances and
cash positions are the best method to examine the operating position of
municipalities.   A  fund  balance  acts  as  a  reserve  for  the  municipality  and  can
affect its ability to function in financial emergencies and ability to accumulate
funds for capital purchases.  Cash position determines a municipality’s ability to
pay its short-term obligations.

One trend that was observed for both the City of Monongahela and the Borough
of New Eagle is the decrease in real estate tax revenue.  One of the main reasons
for this trend is the lack of an updated property assessment in Washington
County.  The City of Monongahela does assess real estate at a higher value than
Washington County but is still not at market value.  Another reason for the loss of
revenue in real estate taxes is the lack of new development within the city and
borough.

City of Monongahela

Real estate tax generates approximately 53.6 percent of the total revenue
for the City and Act 511 taxes generate 17.4 percent.  Overall the revenues
during 2002 to 2006 showed an annual growth of 3.9 percent.  However, a
concern is that real estate tax constitutes a huge percentage of revenue
received, while non-tax revenues do not.

Expenditures of about 1.7 percent increased annually from 2002 to 2006.
The biggest expenses were police, public works, and employee benefits.
Police spending was approximately 34.5 percent of all expenditures in
2006.  However, police per capita costs are the second lowest to other
cities with the same population and similar issues.  A factor in the low per
capita  cost  could  be  the  arrangement  between  the  city,  Borough  of  New
Eagle, and Finleyville in sharing police.  Public works expenditures
consist  of  19.5  percent  of  all  spending  in  the  city.   However,  the  report
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determined  that  it  is  not  uncommon  to  see  a  growth  in  public  works
spending due to the older and aging infrastructure.  Employee benefits
consist of 20.9 percent of the overall city costs due to increases in health
care premiums.  Total expenditures grew $122,412 in the four year period,
which is an indicator of a good handle on spending.

Financial Condition Assessment

Utilizing the information derived from the analysis of revenues and
expenditures the study prepared baseline financial projections that
estimate the city’s position from 2007 to 2010.  It was determined
that without any corrective action by the city the annual surplus
will deteriorate and will result in a deficit in 2008.  The following
is recommended:

1. Implement special levies to provide revenues for recreation and
debt service in the 2008 budget.

2. City assessor should establish assessed values of real estate in
the city at three times the Washington County values to create
room under the state maximum millage rate.

3. Request Washington County to pursue a county-wide
reassessment of real estate.

4. If none of the above actions are successful, the city should raise
the Earned Income Tax.

5.  Review  all  of  the  charges  for  service  to  ensure  the  city  is
charging proper rates.

6. The city should impose the maximum local services tax of $52.

Borough of New Eagle

Real estate taxes comprise 40.5 percent of the total revenue and Act 511
taxes comprise 22 percent of the revenue.  However, the borough’s
revenue did not keep up with inflation and the buying power of the
borough dollar diminished.  Revenue in 2002-2006 increased in only
charges for services.  Revenue decreased in real estate tax revenue and
earned income tax in the same time period.

Real estate declined over the four year period when factoring in inflation.
Earned income tax decreased as well as the occupational privilege tax.
The decrease in the occupational privilege tax indicates a decline in jobs
during the four year period.

Expenditures increased in 2002 to 2006 at 3.2 percent annually.  The
biggest increases were police, fire, refuse, public works, debt service,
recreation, and employee benefits.  Public works, at 28.2 percent, makes
up the largest expenditure for the borough.  Police expenditures accounted
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for 25.1 percent and general government 12.1 percent.  Police
expenditures are not increasing as a percentage of overall expenditures,
which is a good sign that few municipalities have shown.  The police
sharing arrangement between the city and the borough could play a factor
in this positive trend.  Another positive trend is the debt service of the
borough.  In 2006, the borough had no debt service and this allows the
borough significant borrowing capacity.

Fire expenditures are a concern due to a major increase in expenditures
between 2005 and 2006, an increase of 74 percent.  If the increase was a
one time spike then there should be no problems, however if spending
continually increases it will not be favorable for the budget.  Public works
expenditures have also increased yearly, 8.7 percent per year.  The report
indicates that a priority of the borough is public works activities.  The
spending is more than inflation and could be a long-term concern if
continued.  Personnel and benefit costs were examined and these costs are
relatively low in terms of the whole budget.  However, employee benefits
have increased at approximately 5.6 percent per year.

Overall, between 2002-2006 the borough has had an increase in
expenditures of 3.2 percent, but has only had an increase of 1.5 percent in
revenue.  This leads to the borough having a 1.7 percent gap and if this
continues the borough will dilute its reserves and by 2009 expenditures
will surpass revenues leaving a deficit situation.

Financial Condition Assessment

Utilizing the information derived from the analysis of revenues and
expenditures the study prepared baseline financial projections that
estimate the borough’s position from 2007 to 2010.  It was
determined that the borough will experience a continued structural
deficit through 2010.  Projected revenues are 0.6 percent annually
with expenditures rising 2.5 percent, leaving an annual deficit in
2010.  The borough is expected to increase reserves by over
$29,000 in surpluses during the next three years.  The following is
recommended:

1. The borough should impose the maximum local services tax of
$52.

2. Request Washington County to purse a county-wide
reassessment of real estate.

3. Review various fees and adjust accordingly.
4. Consider a redesign of its health care plan and further consider

the creation of high deductible health reimbursement
arrangement plan and examine the financial impact of the plan.
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IMPLEMENTATION PLAN

The underlying factor that both Monongahela and New Eagle support for the
implementation of recommendations is LEED-ND.  LEED-ND stands for
Leadership in Energy and Environmental Design - Neighborhood Development.
Instead of focusing solely on green building design, LEED-ND places the
emphasis on the elements that create cohesion for neighborhood, and relate the
neighborhood to its larger region and landscape.  Based upon principles from
Smart Growth, New Urbanism, and other rating systems, LEED-ND offers
guidelines for design and decision-making, to serve as an incentive for better
location, design, and construction of new residential, commercial, and mixed
developments.

While in its infancy stages, having just begun its pilot programs in February of
2007, LEED-ND will help spur development that offers mixed-use, pedestrian-
oriented neighborhoods that are environment-friendly.  Potential developers
within Monongahela and New Eagle should be encouraged to utilize LEED-ND
concepts in their design plans.  The goals of LEED-ND are in alignment with the
priority  recommendations  of  the  Monongahela  and  New  Eagle  Joint
Comprehensive Plan.  The following criterion should be used when implementing
LEED-ND concepts:

¶ Choose an Environmentally Sound Location: convert abandoned urban
lots,  redevelop  old  buildings  and  choose  new  sites  close  to  existing
communities and infrastructure

¶ Reduce the Need to Drive: locate projects within easy walking distance to
dependable, frequent public transit stops and provide wide sidewalks,
inviting streetscapes and other design elements that encourage people to
walk to nearby conveniences

¶ Use Less Land to Create More Benefits: ensure that new buildings are
placed within a short, easy walk to a neighborhood park or other public
green space

¶ Conserve Energy, Water and Other Natural Resources: construct buildings
that utilize water- and energy-saving features such as solar panels, shade
trees, natural light and ventilation, rainwater collection systems and
graywater recycling and use green building materials
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Economic Impact of Short-Term Projects

The Implementation Plan lists a number of projects categorized as short-term (0-5
years) and long-term (5-10 years).  The Early Intervention Program (EIP) report
estimates the economic impact of high-priority projects in terms of municipal
expenses and municipal revenues.  As many of the projects are eligible for state
and federal funding assistance, the economic impact analysis addresses municipal
costs, less any potential state and federal funding assistance that may be available.

Main Street Revitalization

One of the most important aspects for economic development is to first
and foremost, provide a safe and attractive community that is welcoming
to visitors and potential developers.  Monongahela and New Eagle must
focus their attention on the appearance of Main Street to maintain a viable
central business district.

 Extend Streetscape Amenities

Monongahela recently implemented a streetscape program that
consisted of themed lighting, street signs, parking meters, traffic
signals, etc. along Main Street between First and Fifth Streets and
between Twelfth Street and SR 136.  The existing gap creates an
inconsistency and the streetscape should be extended from Fifth
Street to Twelfth Street to complete Main Street.

New  Eagle  currently  does  not  have  streetscape  amenities.   The
Borough should extend a similarly themed streetscape along Main
Street  from SR 136 /  Dry  Run Road to  the  convergence  of  Main
Street and Chess Street.

If both Monongahela and New Eagle were to jointly pursue a Main
Street Affiliate project, funds would be available 100% during the
first year, applicable to developing design guidelines, partial
facade grants/loans to merchants/building owners, etc.  Thereafter,
a cost sharing model follows, decreasing each year up to the fifth
and final year of the DCED program.  Each year would require that
the municipalities increase local funds for project continuation.
Below lists projected local costs to be incurred in order to leverage
DCED funds over a five-year period:

Monongahela Cost   New Eagle Cost
 $          0/year 1    $         0/year 1
 $  7,500/year 2    $  7,500/year 2
 $10,000/year 3    $10,000/year 3

Existing Streetscape in Monongahela

New Eagle Main Street
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 $12,500/year 4    $12,500/year 4
 $15,000/year 5    $15,000/year 5
 $38,000 over 4 years   $38,000 over 4 years
 Equivalent to 1 mill   Equivalent to 4.1 mills

Anchor Buildings & Downtown Reinvestment

Main Street Affiliates are eligible to apply for Anchor
Building and Downtown Reinvestment Grants through the
DCED New Communities Program.  The purpose of the
Anchor Building Program is to spur revitalization of the
downtown and new economic activity within the
downtown.  It is vital that the communities focus on
sustainability through new and existing businesses rather
than just the aesthetics of the Main Street.  Anchor
Building Grants are grants-to-loans to a public or private
non-profit entity that are borrowed by the developer and
repaid to a local revolving loan fund.  The municipality
where the Anchor Building is located must be a participant
in the revolving loan fund.  Eligible activities include
acquisition, renovation, and installation of fiber-optic
wiring.

 Potential anchor buildings include the Monongahela City
Trust  Building  or  the  Marble  Hotel  in  the  City  of
Monongahela.  Renovation activities should be done by the
private sector with financial assistance via the Anchor
Building  Grants.   No  local  funds  should  be  expended
toward the renovations and future reuse of these two
buildings.  Upon full renovation and occupancy of these
buildings, annual local real estate taxes would be realized
to  both  municipalities.   The  effective  dates  of  these
revenues  are  subject  to  the  completed  renovations  and
reuse.

Monongahela City Trust Building

While the true value of this building could not be
determined under the scope of the Joint Comprehensive
Plan, local real estate taxes can be calculated using the
following concept.  Assuming there were both private and
state public funds invested toward the renovations of this
building  over  the  next  5  years  and  that  the  Market  Value
(MV) of the building would be $1,000,000, the estimated
annual  real  estate  revenue  to  the  City  of  Monongahela,

Monongahela City Trust Building –
potential Anchor Building
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effective 2012, would be a minimum of $6,250/year: ($1M
market value assume $250k Assessed Value (AV) x 25
Monongahela City mills = $6,250).

Marble Hotel

While the true value of this building could not be
determined under the scope of the Joint Comprehensive
Plan, local real estate taxes can be calculated using the
following concept.  Assuming there were both private and
state public funds invested toward the renovations of this
building  over  the  next  5  years  and  that  the  Market  Value
(MV) of the building would be $1,200,000, the estimated
annual  real  estate  revenue  to  the  Borough  of  New  Eagle,
effective 2012, would be a minimum of $9,000/year:
($1.2M market value assume 25% ratio=$300k Assessed
Value (AV) x 30 New Eagle Borough mills =$9,000).

 Main Street Renovations

Although,  streetscape  amenities  are  recommended  only  for  the
central business districts within Monongahela and New Eagle, it is
also other portions of Main Street be improved, which can be.  The
following improvements are recommended for East Main Street in
Monongahela and along Main Street in New Eagle:

Á Sidewalk improvements:  the City should prioritize
sidewalks by block according to condition and develop a
funding plan to repair / replace as needed.

Á Screening / fencing:  the City should work with owners of
heavy industrial sites to improve their screening / fencing
in areas visible from East Main Street.  The City should
also update their zoning ordinance to include better
provisions addressing screening / fencing.

Á Bus  stops:   the  City  should  work  with  the  Mon  Valley
Transit Authority to improve the signing, seating, etc. at
bus stops.

Á Street  trees:   the  City  and  Borough  should  work  with
community organizations to plant street trees that line East
Main Street and Main Street.

East Main Street
































